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I.     EXECUTIVE  SUMMARY 


INTRODUCTION 

This  Executive  Summary  outlines  the  Draft  Project  and 
Environmental  Impact  Report  that  has  been  prepared  to 
identify  and  assess  anticipated  environmental  impacts  that 
might  result  from  the  construction  of  Forty  Franklin,  an 
office  building  proposed  for  land  adjacent  to,  and  above,  the 
existing  Woolworth  garage  in  Downtown  Boston.  In  addition, 
the  proponent  intends  to  completely  reconstruct  the  facade 
and  arcades  of  the  existing  Woolworth  Store,  as  well  as 
re-open    Hawley    Street  to   Milk   Street. 

The  Draft  Report  has  been  submitted  in  accordance  with  the 
requirements  of  Article  31  of  the  Boston  Zoning  Code,  as  well 
as  the  Massachusetts  Environmental  Policy  Act  (MEPA).  This 
Executive  Summary  outlines  the  project's  environmental 
impacts  and  benefits.  The  proposed  design  schemes  contained 
within  this  Report  reflect  the  results  of  intensive 
discussions  with  staff  from  the  Boston  Redevelopment 
Authority,  the  design  community,  public  interest  groups  and 
abutters. 

The  financial  information  contained  in  this  document  has  been 
prepared  in  response  to  the  Boston  Redevelopment  Authority 
scoping  determination  received  on  February  4,  1989.  The 
information  contained  in  this  report  pertains  to  options  A, 
B,  and  C  as  briefly  described  in  the  Executive  Summary  and 
further  described  in  the  Draft  Project/ Environmental  Impact 
Report    submitted    on    November    17,    1989. 


1.0.  PROJECT    NAME 
Forty    Franklin 

1.1.  Description    of   Project 

Following  more  than  four  years  of  architectural, 
engineering,  and  economic  studies,  Old  State  Management 
Corp.  is  proposing  the  construction  of  Forty  Franklin. 
As  designed,  this  project  proposes  to  add  office  space 
above  the  structure  which  currently  houses  the  F.W. 
Woolworth  store  and  a  parking  garage  in  Downtown  Boston. 
Based  upon  a  feasibility  study  of  three  development 
scenarios,  the  proponent  is  seeking  approval  of  the 
design    referred   to    as    "Option    A". 

Option  A  consists  of  the  complete  reconstruction  of  the 
exterior  facades  and  arcades  of  the  existing  Woolworth 
Stor^Garage  building  located  at  Washington,  Franklin, 
Hawley,  and  Arch  Streets  in  Boston,  MA,  together  with  the 
construction  of  a  new  office  building  located  over  the 
existing  garage  ramp  area  between  Arch  and  Hawley 
Streets.  The  new  office  building  will  be  twenty-five 
stories  high  above  the  existing  building,  and  will 
contain    approximately    54  3,000    gross    square    feet. 

The  existing  880  vehicle  garage  will  be  modified  by 
closing  the  entrance  and  exit  from  Arch  Street,  and  up  to 
204  parking  spaces  will  be  added.  Hawley  Street  will  be 
reconstructed  from  Franklin  Street  to  Milk  Street  and 
will  serve  as  the  only  entrance  and  exit  to  the  garage. 
A  key  element  of  this  reconstruction  will  be  the  removal 
of  the  existing  garage  ramp,  thus  providing  an 
unobstructed  connection  between  Franklin  and  Milk 
Streets. 

Option  B,  the  as-of-right  (enhanced)  program,  provides 
the  addition  of  143,000  gross  square  feet  of  office  space 
in  three  floors  to  be  buxLt  above  the  existing  building. 
The  parking  capacity  remains  unchanged  from  the  existing 
condition. 

Option  C  is  a  design  that  is  in  general  conformance  with 
the  current  height  and  FAR  limits  for  a  Planned 
Development  Area  on  the  site.  This  option  consists  of  an 
office  building  addition  comprised  of  a  single- story 
covering  the  existing  building  foot  print  plus  an 
eighteen  story  office  addition  above  the  existing  garage 
ramp  area.  Total  proposed  new  gross  office  area  is 
approximately  469,000  square  feet  and  the  garage  capacity 
would  be  increased  by   approximately   24  parking   spaces. 
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2.0  TYPE  OF  DOCUMENT/EOEA  FILE  NUMBER 

Draft  Project  and  Environmental  Impact  ReporVEOEA   #7472 

3.0.  APPLICANT    INFORMATION 

3.1  Property   Owner 

Frank-King    Associates   Limited    Partnership 
c/o   Kingston   Investors    Corp. 
430    Park   Avenue 
New   York,    N.Y.    10022 

3.2  Developer 

Old  State  Management  Corp. 
Exchange  Place 
53  State  Street 
Boston,  MA   02109 


3.3  Legal   Information 

The  project  site  contains  two  parcels  totaling  63,92  0 
square  feet.  One  parcel  of  approximately  58,819  square 
feet  is  owned  by  Frank-King  Associates  Limited 
Partnership.  The  remaining  land,  a  5,101  square  foot 
parcel  fronting  on  Arch  Street,  is  owned  by  the  Boston 
Redevelopment   Authority. 

There  are  no  legal  judgements  or  actions  pending 
concerning  this  proposed  project.  In  addition,  there  are 
no  taxes  owed   on   properties  owned   by  the    Developer. 

3.4  Estimated    Commencement/Estimated    Completion 

As  soon  as  permitted/36  months  from  start  of 
construction. 


4.0  FINANCIAL    INFORMATION 

Detailed  financial  infoirmation  regarding  the  project  will 
be   submitted   to   the    BRA   under   separate   cover. 


5.0  PUBLIC    BENEFITS 

A  Piablic  Benefits  Package  for  the  Option   A  development 
scheme    is    described    in    this    section.       Part    II. 4.0 
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contains  a  more  detailed  description  of  the  benefits,  as 
well  as  a  comparison  of  the  benefits  proposed  for  Option 
C.  A  public  benefit  package  for  Option  B  is  not 
considered   economically   feasible  and   is  not  proposed. 

o  Approximately  $2,225,000  in  housing  linkage  funds 
will  be  targeted  towards  the  creation  of  affordable 
housing    in    Boston. 

o  Approximately  8,000  s.f.  of  child  care  space  will  be 
provided    for   area   employees   and    residents. 

o  Approximately  $3,100,000  in  new  real  estate  property 
taxes  will  be  generated    for  the    City    of    Boston. 

o  Evening  and  weekend  parking  will  be  made  available 
for  patrons  of  retail  and  cultural  facilities  through 
the  extension  of  the  existing  garage's  hours  of 
operations. 

o  The  Proponent  will  comply  with  the  public  benefit 
criteria  of  Section  38-14  of  the  Midtown  Cultural 
District  zoning  by  proposing  a  plan  of  public 
benefits,  including  one  of  the  following:  (a) 
development  or  contribution  to  the  development  of  a 
theater  or  cultural  facility;  (b)  the  rehabilitation 
or  contribution  to  the  rehabilitation  of  a  landmark, 
historic  building,  or  existing  theater;  or  (c)  the 
provision    of   affordable   housing. 

o  A  new,  mid-block  walkway  will  be  built  between  Arch 
Street  and  Hawley  Street  creating  a  strong  pedestrian 
connection  between  the  Financial  District  and 
Downtown    Crossing    areas, 

o  Hawley  Street  will  be  reconnected  and  rejuvenated, 
thus  transforming  its  present  unappealing  character. 

o  The  arcade  and  other  street-level  areas  will  be 
renovated  in  order  to  provide  a  more  attractive 
pedestrian    environment. 

o  The  existing  parking  garage  access/egress  drive  along 
Arch  Street  will  be  replaced  with  a  new  office 
building  entrance,  and  garage  traffic  along  this 
narrow   street   eliminated. 

o  Sidewalk  paving  and  lighting  will  be  designed  and 
implemented  according  to  the  Midtown  Cultural 
District   Plan. 

o       The  proponent  will  actively  promote  the  use   of  "T" 
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passes,   as  well   as   vanpooling,    ridesharing,    and 
flextime   programs   by    employers. 

o       The  proponent  will  implement  a  traffic  management 
plan. 


6.0  EMPLOYMENT 


During  the  construction  phase  of  Forty  Franklin,  it  is 
estimated  that  approximately  1100  jobs  (person/years) 
will  be  generated  at  the  construction  site  with  a  payroll 
of   approximately    $53    million. 

l^on  completion  of  the  Option  A  proposal,   approximately 
3100   permanent   jobs    will  be   created    on-site. 


7.0  REGULATORY  CONTROLS 

7.1  Permits  Required 

A  number  of  Federal,  State  and  Local  permits  will  be 
required  before  the  project  can  be  constructed  and 
occupied.  These  permits  and  actions  are  detailed  in  Part 
II,    Section    5.0. 


8.0  COMMUNITY    GROUPS 

8.1  Interested    Parties 

The  names  and  addresses  of  project  area  property  owners, 
displacees,  abutters,  and  community  groups  which  may  have 
substantial  interest  in  this  project  are  listed  in 
Appendix    B. 


8.2  Meeting    Log 

A  log  of  meetings  which  have  been  held  to  date  with 
interested  parties  is  listed  in  Appendix  B.  While  the 
project  team  will  continue  to  meet  with  these  parties, 
the  extent  or  schedules  of  these  meetings  has  not  yet 
been   determined. 


9.0  ENVIRONMENTAL    IMPACTS 

9.1  Transportation/Traffic 

A  detailed   analysis  of  anticipated    impacts   has   been 
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included  within  Part  IV  of  this  report.  The  analysis 
indicates  that  the  construction  of  Forty  Franklin  will 
generate  approximately  1250  person  trips  during  the 
morning  peak  hour,  and  1141  person  trips  during  the 
afternoon  peak  hour.  However,  when  modal  splits  and 
vehicle  occupancies  are  accounted  for,  the  actual  number 
of  new  vehicular  trips  are  only  240  trips  during  the 
morning  peak  hour  and  approximately  210  trips  during  the 
afternoon   peak   hour. 

The  results  of  the  traffic  analyses  demonstrates  that  all 
of  the  intersections  within  the  study  area  have  adeguate 
capacity  to  accommodate  the  added  traffic  due  to  the 
construction  of  Forty  Franklin.  Operating  conditions 
under  the  1994  Build  condition  (Option  A)  will  remain  at 
LOS  C  or  above,  except  at  the  intersection  of  Milk  Street 
and  Arch  Street  which  will  operate  at  LOS  E  under  both 
No- Build    and    Build    Scenarios. 

It  is  of  particular  importance  that  under  the  Build 
scenario,  the  garage  exit  will  be  relocated  to  Hawley 
Street.  Traffic  leaving  the  site  will  use  Milk  Street 
instead  of  Arch  Street.  As  a  result,  traffic  volume  as 
well  as  the  vehicular  queue  length  on  Arch  Street  at  this 
intersection  will  be  significantly  lower  although  the 
Level    of    Service    will    remain    at    LOS    E. 

The  above  analyses  were  based  on  the  assumption  that  65% 
of  the  building's  employees  will  use  the  MBTA  or  commuter 
bus  system  rather  than  driving  their  own  vehicles  to 
work.  In  order  to  further  increase  this  modal  share,  the 
proponent  plans  to  work  with  the  future  tenants  to 
establish  a  program  to  reduce  vehicle  demand.  This 
program  will  have  the  purpose  of  promoting  public 
transportation  use,  and  will  involve  selling  "T"  passes 
on  site.  Financial  incentives  may  also  be  used  to 
encourage  higher  transit  use  by  subsidizing  employee  "T" 
passes.  In  addition,  car-pool  and  vanpool  programs  may 
also  be  established  among  future  tenants  to  reduce  the 
potential  traffic  impacts  from  Forty  Franklin  to  the 
maximum   extent   possible. 

Additionally,  Part  III  analyzes  the  impacts  of  the 
proposed  development  upon  the  MBTA  transit  system,  the 
pedestrian  environment,  and  off-street  parking 
facilities.  These  analysis  demonstrate  that  the  proposal 
development  will  have  minimal  impact  upon  the  1994 
transportation    network. 
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9.2.         Wind 


Pedestrian  level  wind  conditions  were  assessed  using  both 
quantitative  and  qualitative  analysis  methods.  The 
quantitative  analysis  consisted  of  measuring  wind 
velocity  at  key  locations  near  the  Proposed  Project  site 
for  the    1994    No-Build    and    Options   A    and    C. 

In  comparison  with  the  No- Build,  the  general  windiness  of 
the  site  increased  slightly  in  both  Options  A  and  C. 
Several  areas  of  high  wind  will  still  occur  with  the 
proposed  project,  but  no  unacceptable  wind  conditions 
win  exist.  For  the  1994  No-Build  Conditions,  the  BRA's 
"31  mph  guideline"  was  exceeded  1  time.  This  compares  to 
0   times   for   Option   A,    and    0   times    for   Option    C. 

The  geometric  similarity  and  orientation  to  the  prevalent 
winds  of  Option  C  as  compared  to  Option  A  produces  nearly 
identical  wind  patterns  along  the  pedestrian  level.  The 
reduced  height  of  Option  C  will  tend  to  lessen  wind 
speeds  as  higher  altitude  and  higher  speed  flow  escape 
over  the   building. 

For  Option  A,  the  impact  upon  the  wind  environment  is 
minimal.  The  proposed  project  site  is  sheltered  from 
most  northern,  eastern,  and  southern  winds  by  nearby  tall 
buildings;  only  the  western  winds  approach  the  project 
site  virtually  undisturbed.  The  location  of  the  office 
tower  over  the  eastern  section  of  the  existing  site 
causes  the  western  winds  to  be  directed  over  the  rooftop 
and    away    from   the   pedestrian    level. 

The  one  area  with  notable  impacts  lies  south  of  the  site 
along  Hawley  Place,  Arch  Street  and  Franklin  Street;  but 
no  locations  exceed  acceptable  comfort  standards  for 
pedestrian  activities.  The  frequently  occurring  northwest 
winds  will  be  deflected  downward  by  the  proposed  project, 
re-attached  along  Franklin  Street  and  then  pulled  into 
the  lower  pressure  zone  directly  downstream  of  the  site. 
Large  increases  in  windspeeds  can  be  expected  at  the 
project  entrance  along  Arch  Street  due  to  southwest  and 
northwest  winds  wrapping  around  the  end  of  the  building. 

The  presently  windy  intersection  of  Franklin  Street  and 
Devonshire  Street  is  favorably  affected  by  the  proposed 
project.  From  the  western  direction,  the  tall, 
flat- faced  Shawmut  Bank  building  lies  in  the  wake  of 
Forty  Franklin,  producing  lower  wind  speeds  along 
Devonshire  Street.  In  fact,  winds  at  the  corner  of 
Franklin  and  Devonshire  Streets,  which  exceeded  the  BRA 
31  mph  guideline  for  the  No-Build  Condition  diminished  to 
acceptable   I'svels   for   Option    A. 
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Notably  free  of  wind  problems,  Washington  Street  will 
remain  a  region  of  calm  winds  with  only  slight  increases 
recorded  from  Franklin  Street  to  Milk  Street.  Although 
increased  windiness  can  be  expected  along  Milk  Street  and 
the  northern  half  of  Hawley  Street,  wind  comfort  levels 
do   not   change. 


9.3.  Shadow 


A  Shadow  Analysis  has  been  conducted  for  the  three 
development  options  under  consideration.  The  results 
indicate  that  the  only  pedestrian  area  impacted  by  new 
shadows  from  Option  A  is  Washington  Street  in  front  of 
the  Old  South  Meeting  House  and  the  Boston  Five  Cents 
Savings  Bank  Park.  The  duration  of  the  shadow,  however, 
is  less  than  two  hours  per  day,  well  within  the 
requirements  of  Article  38  of  the  Boston  Zoning  Code,  and 
does   not   occur  year   round. 


9.4.  Daylight 


The  analysis  has  demonstrated  that  Option  A,  the 
preferred  build  alternative,  has  less  impacts  on  daylight 
than  Option  C.  This  is  particularly  true  in  regards  to 
the  maintenance  of  daylight  at  the  area's  most  important 
pedestrian  zone,  the  intersection  of  Washington  and 
Franklin    Streets   at    Filene's   Park. 


9.5.  Air    Quality 


The  air  quality  analysis  performed  for  Forty  Franklin 
indicates  that  the  project  generally  will  have  a  minimal 
impact  upon  1994  No-Build  air  quality  levels  within 
Downtown  Boston.  Should  impacts  occur,  they  will 
primarily  reflect  the  relocation  of  the  parking  garage's 
entrance  and  exit  from  Arch  Street  to  Hawley  Street. 
All  predicted  CO  concentrations  remain  below  the  National 
Ambient  Air  Quality  Standards,  thus  requiring  no 
mitigation. 


9.6.  Noise 


The  noise  level  analysis  performed  for  Option  A  indicates 
that  the  project  will  not  result  in  any  significant 
changes  to  the  ambient  noise  levels.  The  estimated 
ambient  noise  levels  will  not  exceed  the  NAC  or  the  City 
of  Boston  noise  ordinances  for  a  commercially  developed 
area. 
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9.7.  Geotechnical   Impact 

Soil  borings  for  the  existing  building  generally  indicate 
stiff  clay  below  fill,  followed  by  sand,  till  and  shale 
bedrock.  At  Arch  Street,  bedrock  was  encountered  at 
elevation  minus  34  feet.  Further  soil  borings  will  be 
undertaken  when  the  locations  of  new  foundations  are 
finalized.  Geotechnical  considerations  will  include  the 
effect  of  construction  procedures  on  adjacent 
structures.  Consideration  will  be  given  to  the  use  of 
deep  foundations  units,  the  installation  of  which  will 
not   cause   vibration    disturbance. 


9.8.         Solid    and    Hazardous    Waste 

The  proposed  project  calls  for  the  construction  of  an 
office  building  and  will  not  generate  hazardous 
materials.  The  project  will  generate  approximately  9,000 
cubic  yards   per  year  of   solid   waste. 

Haley  and  Aldrich,  Inc.  has  conducted  a  preliminary 
analysis  of  the  site,  including  its  historical  uses. 
Although  a  detailed  21E  Site  Investigation  will  be 
performed  prior  to  the  Final  DP/EIR,  there  is  no  reason 
to  suspect  the  existence  of  contaminated  natural  soil 
on-site.  However,  the  existing  urban  fill  materials  will 
reguire    evaluation    during    the   detailed    2 IE    study. 


9.9.         Construction   Impact 

The  construction  period  for  the  proposed  Forty  Franklin 
project  is  expected  to  last  approximately  from  1990  to 
1993.  Typical  construction  hours  for  the  project  will  be 
from  7:00  AM  to  11:00  PM,  Monday  through  Friday,  and 
occasionally    on   Saturday. 

The  construction  truck  routes  proposed  utilize  major 
thoroughfares  rather  than  neighborhood  streets. 
Enforcement  of  truck  routes  will  be  accomplished  through 
clauses  in  the  contractors'  and  subcontractors' 
agreements,  and  compliance  will  be  carefully  monitored  by 
the  constroiction  manager.  Limiting  the  impacts  of 
construction  traffic  and  truck  noise  on  the  adjacent 
neighborhoods  was  the  most  important  factor  in 
determining   truck    routes. 

The  staging  for  each  area  of  development  will  be  located 
to  ensure  safe  and  efficient  construction  with  a  minimum 
disruption  to  the  existing  tenants,  pedestrians,  and 
automobile  traffic  in  the  area.     The  proposed  staging 
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plan  will  isolate  construction  while  providing  safe 
access  for  pedestrians  and  automobiles  during  normal 
day-to-day  activity  and  emergencies.  Particular 
attention  was  given  to  Washington  and  Franklin  Streets 
due  to   their   pedestrian   character. 

In  order  to  ensure  the  public  safety,  detail  officers  on 
assignment  in  the  construction  zone  will  be  responsible 
for  maintaining  a  safe  and  orderly  flow  of  vehicles  and 
pedestrians.  A  Traffic  Management  Plan  in  compliance 
with  the  City's  Construction  Management  Program  will  be 
submitted  to  the  Boston  Transportation  Department  for 
approval  prior  to  the   actual   start   of   construction. 


9.10.       Rodent    Control 

Rodent  control  will  be  undertaken  throughout  the 
construction  of  the  project  in  accordance  with  City  of 
Boston  and  Commonwealth  of  Massachusetts  requirements. 


9.11        Urban    Design 

•  Options  A  and  C,  both  of  which  propose  office  tower 
additions,  have  been  sensitively  designed  to  respond  to 
the  objectives  set  forth  in  the  Midtown  Cultural  District 
Plan.  Although  Option  A  exceeds  the  current  zoning 
height  and  FAR  limit  allowed  in  a  Planned  Development 
Area  (PDA)  on  the  site,  the  additional  height  enables  the 
tower  to  be  articulated  and  stepped  to  express  its  role 
as  a  transitional  building  between  Downtown  Crossing  and 
the  Financial  District.  Although  Option  C  is  smaller, 
both  in  floor  area  and  height,  and  substantially  conforms 
to  zoning  requirements  for  a  PDA  on  the  site,  it  does  not 
seem  to  offer  any  significant  urban  design  benefit  when 
compared  to  Option  A.  Furthermore,  Option  A  proposes  the 
comprehensive  redesign  and  rejuvenation  of  the  existing 
Woolworth  facades  along  Washington  and  Firanklin  Streets, 
thus  providing  a  major  improvement  to  the  central  retail 
area   of  the   city. 


9.12         Historic   Resources 

There  are  no  historic  resources  located  on  the  project 
site.  However,  the  site  is  adjacent  to  the  Newspaper  Row 
and  Commercial  Palace  Historic  Districts.  In  addition, 
other  individual  historic  properties  are  located  nearby 
on  Milk,  Bromfield  and  Washington  Streets,  the  most 
significant  of  which  is  the  Old  South  Meeting  House.  The 
proposed   project  has  been  designed   to   minimize   any 
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negative  impacts  on  the  historic  properties.  The 
developer's  preferred  design,  Option  A,  includes  the 
redesign  and  reconstruction  of  the  existing  Woolworth 
facade  along  Washington  and  Franklin  Streets,  thus 
providing  a  major  improvement  to  the  general  site  context 
which   encompasses   the   historic   buildings. 


9.13.       Sewer   Impacts 

The  proposed  development  will  generate  a  flow  of 
approximately  41,758  gallons/day  (gpd) .  This  results  in 
a  total  flow  from  the  site  that  is  estimated  at  60,058 
gpd,  when  the  existing  retail  store  and  garage  are 
included. 

The  proposed  project  will  necessitate  a  new  sewer 
connection  on  Arch  Street.  The  proposed  sewer  service 
will  connect  to  the  existing  combined  12"  diameter 
sewer.  The  developer,  sensitive  to  the  city  of  Boston's 
desires  to  separate  storm  water  and  sanitary  flows,  will 
closely  examine  the  feasibility  of  placing  a  new  storm 
drain  system  under  Arch  Street  along  the  project 
perimeter.  The  proposed  storm  drain,  if  constructed, 
would  carry  the  project's  roof  runoff  and  Arch  Street 
drainage.  This  new  drain  will  be  connected  back  into  the 
combined  sewer  system  at  Milk  Street.  Ultimately,  as 
irrprovements  by  municipal  and  private  sources  are  made  on 
Milk  Street,  the  drain  could  be  connected  into  a  separate 
storm   drain    system. 


9.14.      Water   Quality   and   Supply 

The  proposed  project  calls  for  the  construction  of  an 
office  building  above  an  existing  structure.  No  change 
in  existing  drainage  patterns  or  rate  of  runoff  is 
anticipated. 

The  proposed  development's  average  daily  water  demand  for 
Option  A  is  estimated  to  be  on  the  order  of  66,064 
gallons  per  day  (GPD),  when  the  existing  uses  are 
included.  The  Peak  Daily  Rate  is  estimated  to  be  100 
gallons  per  minute  (GPM)  or  approximately  200%  of  the 
Average  Daily  rate.  Peak  fire  fighting  demands  are 
anticipated  to  be  on  the  order  of  1,500  GPM. 
Preliminary,  review  of  fire  flow  data  indicates  more  than 
adequate  water  supply  and  pressure  is  available  in  the 
existing    system. 
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9.15.   Energy  Demand 

The  existing  Woolworth  Store  and  the  parking  garage  are 
currently  serviced  with  connections  to  electrical, 
telecommunications,  steam,  and  gas  systems  located  in  the 
surrounding  street  network.  Service  to  the  proposed 
project  will  be  provided  by  new  connections  from  the 
existing    sources   in    Arch   Street. 

According  to  both  the  Boston  Gas  Company  and  the  Boston 
Edison  Company,  adequate  supplies  of  both  gas  and 
electricity  exist  to  meet  the  specific  requirements  of 
the  project.  Additional  vault  space  will  be  provided  to 
help    meet  the   demand    for   electricity. 

In  regard  to  telephone  service,  the  New  England  Telephone 
Company  estimates  that  both  conventional  copper  wire  and 
fiber  optic  cable  will  be  used  to  service  the  proposed 
office  tower.  Service  connections  can  be  made  on  Arch 
Street  or  Franklin  Street.  Two  separate  entry 
connections   are   recommended   for  reliable   service. 
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II.    FINANCIAL  INFORMATION 


/lOWITZ  KOENIG  &  COMPANY 

RTIFIED    PUBLIC   ACCOUNTANTS 

To  the  Executives 

Old  State  Management  Corp. 


We  have  compiled  the  accompanying  set  of  projections  of  the  Forts'  Franklin  Project  in 
accordance  with  standards  established  by  the  American  Institute'  of  Certified  Public 
Accountants. 

A  compilation  is  limited  to  presenting  in  the  form  of  a  projection  information  that  is  the 
representation  of  management  and  does  not  include  evaluation  of  the  support  for  the 
assumptions  underlying  the  projection.  We  have  not  examined  the  projections  and, 
accordingly,  do  not  express  an  opinion  or  any  other  form  of  assurance  on  the  accompanying 
statements  or  assumptions.  Furthermore,  there  will  usually  be  differences  between  the 
projected  and  actual  results,  because  events  and  circumstances  frequently  do  not  occur  as 
expected,  and  those  differences  may  be  material.  We  have  no  responsibility  to  update  this 
report  for  events  and  circumstances  occurring  after  the  date  of  this  report. 


CertifiedTublic  Accountants 


New  York,  New  York 
November  15,  1989 


5    MADISON    AVENUE 

W    YORK.    NEW    YORK.    IOOI7 


TELEPHONE    (212)   6S5-2900 


FORTY  FRANKLIN  PROJECT  PROJECTION 

PRE-DEVELOPMENT  AND  CONSTRUCTION 

FINANCIAL  ASSUMPTIONS 


OPTION  A 

1.  The  project  consists  of  the  renovation  of  the  existing 
structure  plus  the  construction  of  a  25  story  office 
building  on  top  of  the  existing  structure.  The 
pre-development  phase  occurs  from  January  1,  1989  through 
June  30,  1990.  The  construction  phase  occurs  from  July 
1,    1990   through    June    30,    1993. 

2.  Cost   components 

a)  The  land  acquisition  costs  have  been  allocated  to 
retail  and  present  parking  on  the  basis  of  their 
relative  square  footage.  The  additional  land 
acquisition  costs  incurred  solely  for  the  purpose  of 
the  construction  of  the  office  building  have  been 
allocated    to   the    office   building. 

b)  Hard  costs  and  contingencies  incurred  in  the 
construction  of  the  garage  addition  have  been 
allocated   to   additional   parking. 

c)  Interest  expense  has  been  allocated  to  additional 
parking  based  on  the  ratio  of  garage  addition  costs 
to  total   costs. 

d)  All  costs,  not  already  allocated  to  retail,  parking, 
and  additional  parking,  are  allocated  to  the  office 
building.  These  expenditures  represent  costs 
incurred  solely  for  the  purpose  of  the  construction 
of  the   office   building. 

e)  Hard  construction  costs  have  been  extrapolated  from  a 
detailed  construction  estimate  previously  submitted 
to   the    BRA. 

3.  Land  acquisition  costs  are  based  on  expenditures  through 
December  31,  1988  plus  the  cost  to  repair  the  existing 
garage  and  the  acquisition  cost  of  the  BRA  Parcel.  For 
purposes  of  determining  interest  expense,  land 
acquisition  costs  have  been  accrued  as  of  July  1,  1990. 
Prior  to  1990,  the  revenue  received  from  the  existing 
facility  provides  sufficient  cash  flow  to  eliminate  the 
costs  required  to  carry  the  acquisition  of  land. 
Effective  July  1,  1990,  rent  concessions  to  existing 
tenants  have  caused  the  land  acquisition  carrying  costs 
to  exceed  related  rental  income.      Accordingly,   both  the 
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land  costs  and  rental  income  from  existing  tenants  have 
been    included    as    of   July    1,    1990. 

4.  Hard  costs  occur  pro-rata  from  July  1,  1990  to  June  3  0, 
1993. 

5.  Soft  costs  -  pre-development  occur  pro-rata  from  January 
1,    1989    to   June    30,    1990. 

6.  Soft  costs  -  construction  occur  pro-rata  from  July  1, 
1990   to   June    30,    1993. 

7.  Contingencies  related  to  hard  costs  are  computed  at  3% 
and  contingencies  related  to  soft  costs  are  computed  at 
5%.  Contingencies  accrue  simultaneously  with  related 
expense. 

8.  Housing   and  job   linkage  -   see  Lease-up   Assumptions. 

9.  Other  project- related   expenses  -   construction  period. 

a)  Net  income  -  r^iail/qaraqe  -  As  stated  in  3  above,  no 
rental  income  is  includable  in  1989  for  purposes  of 
computing  interest  expense.  From  July  1,  1990 
through  June  30,  1993,  the  monthly  net  income  from 
retail/garage  space  is  $117,000.  This  monthly  rent 
reflects  the  substantial  reduction  in  rent  granted  to 
the  existing  tenants  necessary  to  gain  concessions  to 
perform  construction.  The  rent  "giveback"  results  in 
loss  of  $12,000,000  of  rental  income  over  the  term  of 
the   existing    leases. 

b)  Financing  fee  -  One  point  (1%)  is  paid  on  July  1, 
1990  to  secure  the  credit  line  needed  to  finance  all 
costs  incurred  through  the  end  of  the  construction 
stage    (June    30,    1993). 

c)  Interest  expense  -  The  project  is  subject  to  100% 
financing  of  all  costs.  The  financing  will  be  in  the 
form  of  bank  credit  lines  guaranteed  by  the  developer 
when  necessary.  On  the  first  day  of  each  month,  an 
amount  is  borrowed  against  the  credit  line  to  finance 
the  monthly  expenditures  in  excess  of  the  monthly 
income.  Interest  is  payable  on  the  first  day  of  the 
subsequent  month.  The  interest  rate  is  prime  plus 
1.25%.  Monthly  interest  expense  is  computed  by 
multiplying  the  cumulative  cost  balance  (amount 
borrowed)  times  one-twelfth  the  annual  interest  rate. 
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FORTY  FRANKLIN  PROJECT  PROJECTION 

LEASE-UP 

FINANCIAL    ASSUMPTIONS 


1.  The  office  building  will  contain  499,500  leasable  square 
feet  (Boma  Standard).  The  lease-up  phase  occurs  from 
July    1,    1993    through    June    30,    1996. 

2.  Housing  and  job  linkage  is  to  be  paid  over  a  7  year  term 
on  a  monthly  basis  beginning  with  the  first  day  of 
lease-up  (7/1/93),  Linkage  is  computed  by  multiplying 
total  office  building  square  feet  less  100,000  times  $6 
per   square   foot. 

3.  Net  income  -  retail/garage  -  Upon  completion  of  garage 
addition  (7/1/93),  196  new  parking  spaces  will  generate 
an  additional  $326  income  per  space  per  month.  The  $326 
rental  income  represents  $300  as  of  7/1/89  subject  to  a 
3%  annual  increase.  Since  the  parking  lot  operator  will 
have  a  50%  share  in  the  revenue,  the  additional  monthly 
income  to  accrue  to  Frank  King  Associates  is 
approximately  $32,000.  On  each  subsequent  anniversary, 
the  monthly  net  income  from  retail  and  garage  will 
increase   by    3%. 

4.  Rental   income. 

a)  Lease  terms  will  be  10  years  with  rent  fixed 
throughout  the  lease.  Rents  will  be  subject  to  a 
one-time    10%    increase    at   beginning    of    year    6. 

b)  Initial  year  (stage  1)  -  7/1/93  to  6/30/94  -  199,800 
square  feet  (4  0%)  is  leased  at  $40  per  square  foot. 
One-twelfth  (16,650  square  feet)  of  this  space  is 
leased  at  the  beginning  of  each  month.  This  reflects 
policy  of  conceding  one  month's  free  rent  for  each 
year   of   lease  term. 

c)  Second  year  (stage  2)  -  7/1/94  to  6/30/95  -  149,850 
square  feet  (30%)  is  leased  at  $42  per  square  foot. 
One-twelfth  (12,488  square  feet)  of  this  space  is 
leased  at  the  beginning  of  each  month.  This  reflects 
policy  of  conceding  one  month's  free  rent  for  each 
year   of   lease  term. 

d)  Third  year  (stage  3)  -  7/1/95  to  6/30/96  -  124,875 
square  feet  (25%)  is  leased  at  $44  per  square  foot. 
One-twelfth  (10,406  square  feet)  of  this  space  is 
leased  at  the  beginning  of  each  month.  This  reflects 
policy  of  conceding  one  month's  free  rent  for  each 
year   of   lease   term. 


II-3 


5.  Operating   expenses 

a)  Tenants  are  not  subjec±  to  any  expense  escalations 
during   the   lease-up    phase. 

b)  Initial  year  (stage  1)  -  7/1/93  to  6/30/94  -  Office 
building  expenses  are  $4,750,000  or  $9.50  per  square 
foot  ($8.70  per  square  foot  as  of  7/1/89  subject  to 
annual  3%  increase).  Expenses  reflect 
under-utilization  of  building  caused  by   60%  vacancy. 

c)  Second  year  (stage  2)  -  7/1/94  to  6/3  0/95  -  Office 
building  expenses  are  $5,500,000  or  $11.00  per  square 
foot  ($9.80  per  square  foot  as  of  7/1/89  subject  to 
annual  3%  increase).  Expenses  reflect 
under-utilization  of  building  caused  by   30%  vacancy. 

d)  Third  year  (stage  3)  -  7/1/95  to  6/30/9  6  -  Office 
building  expenses  are  $6,325,000  or  $12.65  per  square 
foot  ($10.90  per  square  foot  as  of  7/1/89  subject  to 
annual   3%    increase). 

6.  Leasing  expense  -  Leasing  commission  is  estimated  to  be 
$3,000,000.  This  is  approximately  15%  of  the  gross 
annual  rental  income  at  the  end  of  lease-up.  The  annual 
leasing  expense  occurs  in  proportion  to  the  occupancy 
rate. 

7.  Tenant  fitout  expense  -  $9,500,000  or  $20.00  per  square 
foot  (a  total  of  $42.00  per  square  foot)  of  leased  space 
is  expended  during  the  lease-up  phase.  The  annual  fitout 
expense  occurs  in  proportion  to  the  occupancy  rate. 
Approxijnately,  $11,000,000,  or  $22.00  per  square  foot  of 
fitout  expense  was  previously  included  in  construction 
costs   as   part   of  the   base   building. 

8.  Marketing  expense  -  $500,000  is  expended  during  the 
lease-up  phase.  The  annual  marketing  expense  occurs  in 
proportion   to  the   occupancy    rate. 

9.  Financing  fee  -  One  point  (1%)  is  paid  on  July  1,  1993  to 
secure  the  credit  line  needed  to  finance  all  costs 
incurred  during  the  lease-up  phase.  In  essence,  the 
second  credit  line  is  financing  the  interest  payments  due 
on   the   initial   credit   line. 

10.  Interest  expense  -  See  9.c.  of  Pre-development  and 
Construction    Assumptions. 
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FORTY    FRANKLIN    PROJECT    PROJECTION 

RENTAL    OPERATIONS 

FINANCIAL    ASSUMPTIONS 


The  office  building  is  fully  occupied  (5%  vacancy)  as  of 
July    1,    1996. 

Net  income  -  retail/garage  -  Beginning  July  2,  1996,  the 
annual  net  income  is  $1,952,880.  During  each  subsequent 
year,  the  net  income  from  retail  and  garage  will  increase 
by    3%. 

Office   Rent. 

a)  Stage  1  rent  -  $40  per  square  foot  up  to  December   31, 

1998  and  then  $44  per  square  foot  up  to  December  31, 
2003.  (12/31/03  represents  the  average  termination 
of  stage  1  leases).  Thereafter,  rents  are  determined 
by  market.  Market  rent  is  determined  to  the  $40  per 
square  foot  increased  by   3%   per  year  for  10  years. 

b)  Stage  2  rent  -  $42  per  square  foot  up  to  December  31, 

1999  and  then  $46.20  per  square  foot  up  to  December 
31,  2004  (12/32/04  represents  the  average  termination 
of  stage  2  leases).  Thereafter,  rents  are  determined 
by  market.  Market  rent  is  determined  to  be  $42  per 
square  foot  increased  by   3%   per  year  for  10  years. 

c)  Stage  3  rent  -  $44  per  square  foot  up  to  December   31, 

2000  and  then  $48.40  per  square  foot  up  to  December 
31,  2005  (12/3V05  represents  the  average  termination 
of  stage  3  leases).  Thereafter,  rents  are  determined 
by  market.  Market  rent  is  determined  to  be  $44  per 
square  foot  increased  by   3%   per  year  for  10  years. 

d)  Initial  base  operating  expense  as  of  July  1,  1996  is 
$6,500,000,  The  expense  will  increase  by  3%  per 
annum.  Since  the  escalation  clauses  begin  on  July  1, 
1996,  95%  of  the  increase  in  operating  expense 
through  December  31,  2002  will  be  reimbursed  by  the 
tenants.  Effective  January  1,  2004,  only  75%  of 
existing  stage  1  tenants  will  renew  their  leases. 
The  existing  tenants  will  maintain  the  original 
expense  base,  the  new  tenants  (occupy  10%  of 
building  [25%  of  40%])  will  reimburse  expenses  in 
excess  of  the  then  current  year's  expense  base. 
Likewise,  effective  January  1,  2005  and  January  1, 
2006,  only  75%  of  the  existing  stage  2  and  stage  3 
tenants  will  renew  their  leases  and  maintain  the 
original  expense  base.  The  new  tenants  will 
reimburse  expenses  in   excess  of  the  then   current 
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year's   expense   base. 

5.  Housing  and  job  linkage  -  See  2.  of  Lease-Up  Assumptions. 

6.  Leasing  expenses  -  Leasing  cx^mmission  equals  15%  of  first 
year's    rents   on    all   leases   with    new   tenants. 

7.  Tenant  fitout  exists  -  $20  per  square  foot  inflated  at  3% 
per  year  from  December  31,  1993  will  be  expended  on 
leases    with   new   tenants. 

8.  Interest  Expense  -  See  9.c.  of  Pre-development  and 
Construction    Assumptions. 
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FORTY  FRANKLIN  PROJECT  PROJECTION 

PRE-DEVELOPMENT  AND  CONSTRUCTION 

FINANCIAL  ASSUMPTIONS 


OPTION  B 

1.  The  project  cxsnsists  of  the  construc±ion  of  a  three  story 
office  building  on  top  of  the  existing  structure.  The 
pre-development  phase  occurs  from  January  1,  1989  through 
December  31,  1989.  The  construction  phase  occurs  from 
January    1,    1990   through    June    30,    1992. 

2.  Cost   components 

a)  The  land  acquisition  costs  have  been  allocated  to 
retail  and  present  parking  on  the  basis  of  their 
relative  square  footage.  The  additional  land 
acquisition  costs  incurred  solely  for  the  purpose  of 
the  construction  of  the  office  building  have  been 
allocated   to  the   office   building. 

b)  Hard  costs  and  contingencies  incurred  in  the 
construction  of  the  garage  addition  have  been 
allocated  to   additional  parking. 

c)  Interest  expense  has  been  allocated  to  additional 
parking  based  on  the  ratio  of  garage  addition  costs 
to  total   costs. 

d)  All  costs,  not  already  allocated  to  retail,  parking, 
and  additional  parking,  are  allocated  to  the  office 
building.  These  expenditures  represent  costs 
incurred  solely  for  the  purpose  of  the  construction 
of   the   office   building. 

e)  Hard  construction  costs  have  been  extrapolated  from  a 
detailed  construction  estimate  previously  submitted 
to  the    BRA. 

3.  Land  acquisition  costs  are  based  on  expenditures  through 
December  31,  1988  plus  the  cost  to  repair  the  existing 
garage.  For  purposes  of  determining  interest  expense, 
land  acquisition  costs  have  been  accrued  as  of  January  1, 
1990.  Prior  to  1990,  the  revenue  received  from  the 
existing  facility  provides  sufficient  cash  flow  to 
eliminate  the  costs  required  to  carry  the  acquisition  of 
land.  Effective  January  1,  1990,  rent  concessions  to 
existing  tenants  have  caused  the  land  acquisition 
carrying  costs  to  exceed  related  rental  income. 
Accordingly,  both  the  land  costs  and  rental  income  from 
existing  tenants  have  been   included   as  of  January    1, 
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1990. 

4.  Hard  costs  occur  pro-rata  from  January  1,  1990  to  June 
30,    1992. 

5.  Soft  costs  -  pre-developement  occur  pro-rata  from  January 
1,    1989    to    December    31,    1989. 

6.  Soft  costs  -  construction  occur  pro-rata  from  January  1, 
1990    to    June    30,    1992. 

7.  Contingencies  related  to  hard  costs  are  computed  at  3% 
and  contingencies  related  to  soft  costs  are  computed  at 
5%.  Contingencies  accrue  simultaneously  with  related 
expense. 

8.  Housing   and  job  linkage  -  See  Lease-up   Assumptions. 

9.  Other  project- related   expenses  -  construction  period. 

a)  Net  income  -  retail/garage  -  As  stated  in  3.  above, 
no  rental  income  is  includable  in  1989  for  purposes 
of  computing  interest  expense.  From  January  1,  1990 
through  June  30,  1992,  the  monthly  net  income  from 
retail/garage  space  is  $117,000.  This  monthly  rent 
reflects  the  substantial  reduction  in  rent  granted  to 
the  existing  tenants  necessary  to  gain  concessions  to 
perform  construction.  The  rent  "giveback"  results  in 
loss  of  $12,000,000  of  rental  income  over  the  term  of 
the   existing   leases. 

b)  Financing  fee  -  One  point  (1%)  is  paid  on  January  1, 
1990  to  secure  the  credit  line  needed  to  finance  all 
costs  incurred  through  the  end  of  the  construction 
stage    (June    30,    1992). 

c)  Interest  expense  -  The  project  is  subject  to  100% 
financing  of  all  costs.  The  financing  will  be  in  the 
form  of  bank  credit  lines  guaranteed  by  the  developer 
when  necessary.  On  the  first  day  of  each  month,  an 
amount  is  borrowed  against  the  credit  line  to  finance 
the  monthly  expenditures  in  excess  of  the  monthly 
income.  Interest  is  payable  on  the  first  day  of  the 
subseguent  month.  The  interest  rate  is  prime  plus 
1.25%.  Monthly  interest  expense  is  computed  by 
multiplying  the  cumulative  cost  balance  (amount 
borrowed)  times  one-twelfth  the  annual  interest  rate. 
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FORTY    FRANKLIN    PROJECT    PROJECTION 

LEASE-UP 

FINANCIAL    ASSUMPTIONS 


1.  The  office  building  will  contain  139,800  leasable  square 
feet  (Boma  Standard),  The  lease-up  phase  occurs  from 
July    1,    1992    through    June    30,    1995. 

2.  Housing  and  job  linkage  is  to  be  paid  over  a  7  year  term 
on  a  monthly  basis  beginning  with  the  first  day  of 
lease-up  (7/1/92).  Linkage  is  computed  by  multiplying 
total  office  building  square  feet  less  100,000  times  $6 
per    square    foot. 

3.  Rental   income 

a)  Lease  terms  will  be  10  years  with  rent  fixed 
throughout  the  lease.  Rents  will  be  subject  to  a 
one-time    10%    increase   at   beginning    of   year    6. 

b)  Initial  year  (stage  1)  -  7/1/92  to  6/30/93  -  55,920 
square  feet  (4  0%)  is  leased  at  $20  per  square  foot. 
One-twelfth  (4,660  square  feet)  of  this  space  is 
leased  at  the  beginning  of  each  month.  This  reflects 
policy  of  conceding  one  month's  free  rent  for  each 
year   of   lease  term. 

c)  Second  year  (stage  2)  -  7/1/93  to  6/30/94  -  41,940 
square  feet  (30%)  is  leased  at  $22  per  square  foot. 
One-twelfth  (3,495  square  feet)  of  this  space  is 
leased  at  the  beginning  of  each  month.  This  reflects 
policy  of  conceding  one  month's  free  rent  for  each 
year   of   lease  term. 

d)  Third  year  (stage  3)  -  7/1/94  to  6/30/95  -  34,950 
square  feet  (25%)  is  leased  at  $24  per  square  foot. 
One  twelfth  (2,913  square  feet)  of  this  space  is 
leased  at  the  beginning  of  each  month.  This  reflects 
policy  of  conceding  one  month's  free  rent  for  each 
year   of   lease  term. 

4.  Operating   expenses. 

a)  Tenants  are  not  subject  to  any  expense  escalations 
during   the   lease-up   phase. 

b)  Initial  year  (stage  1)  -  7/1/92  to  6/30/93  -  Office 
building  expenses  are  $1,328,176  or  $9.50  per  square 
foot  ($8.70  per  square  foot  as  of  7/1/89  subject  to 
annual  3%  increase).  Expenses  reflect 
under- utilization  of  building  caused  by   60%  vacancy. 
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c)  Second  year  (stage  2)  -  7/1/93  to  6/30/94  -  Office 
building  expenses  are  $1,537,888  or  $11.00  per  square 
foot  ($9.80  per  square  foot  as  of  7/1/89  subject  to 
annual  3%  increase).  Expenses  reflect 
under-utilization  of  building  caused  by    30%   vacancy. 

d)  Third  year  (stage  3)  -  7/1/94  to  6/30/9  5  -  Office 
building  expenses  are  $1,768,571  or  $12.65  per  square 
foot  ($10.90  per  square  foot  as  of  7/1/89  subject  to 
annual    3%    increase). 

5.  Leasing  expense  -  Leasing  commission  is  estimated  to  be 
$838,848.  This  is  approximately  15%  of  the  gross  annual 
rental  income  at  the  end  of  lease-up.  The  annual  leasing 
expense  occurs  in  proportion  to  the   occupancy    rate. 

6.  Tenant  fitout  expense  -  $2,650,500  of  $19.00  per  square 
foot  (a  total  of  $39.00  per  square  foot)  of  leased  space 
is  expended  during  the  lease-up  phase.  The  annual  fitout 
expense  occurs  in  proportion  to  the  occupancy  rate. 
Approximately,  $2,829,000  or  $20.00  per  square  foot  of 
fitout  expense  was  previously  included  in  construction 
costs   as   part   of  the   base   building. 

7.  Marketing  expense  -  $139,808  is  expended  during  the 
lease-up  phase.  The  annual  marketing  expense  occurs  in 
proportion   to   the   occupancy    rate. 

8.  Financing  fee  -  One  point  (1%)  is  paid  on  July  1,  1992  to 
secure  the  credit  line  needed  to  finance  all  costs 
incurred  during  the  lease-up  phase.  In  essence,  the 
second  credit  line  is  financing  the  interest  payments  due 
on   the   initial  credit   line. 

9.  Interest  expense  -  See  9.c.  of  Pre-development  and 
Construction   Assumptions. 
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FORTY    FRANKLIN    PROJECT    PROJECTION 

RENTAL    OPERATIONS 

FINANCIAL    ASSUMPTIONS 


The  office  building  is  fully  occupied  (5%  vacancy)  as  of 
July    1,    1995. 

Net  income  -  r^i^dl/ garage  -  Beginning  July  1,  1995,  the 
annual  net  income  is  $1,545,000.  During  each  subsequent 
year,  the  net  income  from  retail  and  garage  will  increase 
by    3%. 


3.  Office    rent: 


a)  Stage  1  rent  -  $20  per  square  foot  up  to  December  31, 

1997  and  then  $22  per  square  foot  up  to  December  31, 
2002.  (12/31/02  represents  the  average  termination 
of  stage  1  leases).  Thereafter,  rents  are  determined 
by  market.  Market  rent  is  determined  to  be  $20  per 
square  foot  increased  by   3%   per  year  for  10  years. 

b)  Stage  2  rent  -  $22  per  square  foot  up  to  December  31, 

1998  and  then  $24.20  per  square  foot  up  to  December 
31,  2003  (12/31/03  represents  the  average  termination 
of  stage  2  leases).  Thereafter,  rents  are  determined 
by  market.  Market  rent  is  determined  to  be  $22  per 
square  foot  Increased  by   3%   per  year  for   10  years. 

c)  Stage  3  rent  -  $24  per  square  foot  up  to  December  31, 

1999  and  then  $26.40  per  square  foot  up  to  December 
31,  2004  (12/31/04  represents  the  average  termination 
of  stage  3  leases).  Thereafter,  rents  are  determined 
by  market.  Market  rent  is  determined  to  be  $24  per 
square  foot  increased  by   3%   per  year  for  10  years. 

Initial  base  operating  expense  as  of  July  1,  199  5  is 
$1,817,504.  The  expense  will  increase  by  3%  per  annum. 
Since  the  escalation  clauses  begin  on  July  1,  1995,  95% 
of  the  increase  in  operating  expense  through  December  31, 
2002  win  reimbursed  by  the  tenants.  Effective  January 
1,  2003,  only  75%  of  existing  stage  1  tenants  will  renew 
their  leases.  The  existing  tenants  will  maintain  the 
original  expense  base.  The  new  tenants  (occupy  10%  of 
building  [25%  of  40%])  will  reimburse  expenses  in  excess 
of  the  then  current  year's  expense  base.  Likewise, 
effective  January  1,  2004  and  January  1,  2005,  only  75% 
of  the  existing  stage  2  and  stage  3  tenants  will  renew 
their  leases  and  maintain  the  original  expense  base.  The 
tenants  will  reimburse  expenses  in  excess  of  the  then 
current   year's   expense   base. 
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Housing  and  job  linkage  -  See  2.  of  Lease-Up  Assumptions. 

6.  Leasing  expenses  -  Leasing  commission  equals  15%  of  first 
year's    rents   on    all   leases   with    new   tenants. 

7.  Tenant  fitout  costs  -  $20  per  square  foot  inflated  at  3% 
per  year  from  December  31,  1992  will  be  expended  on 
leases    with    new   tenants. 

8.  Interest  expense  -  See  9.c.  of  Pre-development  and 
Construction    Assumptions. 
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FORTY  FRANKLIN  PROJECT  PROJECTION 

PRE-DEVELOPMENT  AND  CONSTRUCTION 

FINANCIAL  ASSUMPTIONS 


OPTION  C 

1.  The  project  consists  of  the  renovation  of  the  existing 
structure  plus  the  construction  of  an  18  story  office 
building  on  top  of  the  existing  structure.  The 
pre-development  phase  occurs  from  January  1,  1989  through 
June  30,  1990.  The  construction  phase  occurs  from  July 
1,    1990   through    December    31,    1992. 

2.  Cost    components 

a)  The  land  acquisition  costs  have  been  allocated  to 
retail  and  present  parking  on  the  basis  of  their 
relative  square  footage.  The  additional  land 
acquisition  costs  incurred  solely  for  the  purpose  of 
the  construction  of  the  office  building  have  been 
allocated   to  the   office   building. 

b)  Hard  costs  and  contingencies  incurred  in  the 
construction  of  the  garage  addition  have  been 
allocated   to   additional   parking. 

c)  Interest  expense  has  been  allocated  to  additional 
parking  based  on  the  ratio  of  garage  addition  costs 
to  total   costs. 

d)  All  costs,  not  already  allocated  to  retail,  parking, 
and  additional  parking,  are  allocated  to  the  office 
building.  These  expenditures  represent  costs 
incurred  solely  for  the  purpose  of  the  construction 
of   the    office   building. 

e)  Hard  construction  costs  have  been  extrapolated  from  a 
detailed  construction  estimate  previously  submitted 
to   the    BRA. 

3.  Land  acquisition  costs  are  based  on  expenditures  through 
December  31,  1988  plus  the  cost  to  repair  the  existing 
garage  and  the  acquisition  cost  of  the  BRA  Parcel.  For 
purposes  of  determining  interest  expense,  land 
acquisition  costs  have  been  accrued  as  of  July  1,  1990. 
Prior  to  1990,  the  revenue  received  from  the  existing 
facility  provides  sufficient  cash  flow  to  eliminate  the 
costs  required  to  carry  the  acquisition  of  land. 
Effective  July  1,  1990,  rent  concessions  to  existing 
tenants  have  caused  the  land  acquisition  carrying  costs 
to  exceed  related  rental  income.      Accordingly,   both  the 
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land  exists  and  rental  income  from  existing  tenants  have 
been    included    as    of   July    1,    1990. 

4.  Hard  costs  occur  pro-rata  from  July  1,  1990  to  December 
31,    1992. 

5.  Soft  costs  -  pre-development  occur  pro-rata  from  January 
1,    1989    to   June    30,    1990. 

6.  Soft  costs  -  construction  occur  pro-rata  from  July  1, 
1990   to    December    31,    1992. 

7.  Contingencies  related  to  hard  costs  are  computed  at  3% 
and  contingencies  related  to  soft  costs  are  computed  at 
5%.  Contingencies  accrue  simultaneously  with  related 
expense. 

8.  Housing   and  job  linkage  -   see  Lease-up   Assumptions. 

9.  Other  project- related  expenses  -   construction  period. 

a)  Net  income  -  retail/gai^ge  -  As  stated  in  3  above,  no 
rental  income  is  includable  in  1989  for  purposes  of 
computing  interest  expense.  From  July  1,  1990 
through  December  31,  1992,  the  monthly  net  income 
from  retail/garage  space  is  $117,000.  This  monthly 
rent  reflects  the  substantial  reduction  in  rent 
granted  to  the  existing  tenants  necessary  to  gain 
concessions  to  perform  construction.  The  rent 
"giveback"  results  in  loss  of  $12,000,000  of  rental 
income    over   the   term    of   the    existing    leases. 

b)  Financing  fee  -  One  point  (1%)  is  paid  on  July  1, 
1990  to  secure  the  credit  line  needed  to  finance  all 
costs  incurred  through  the  end  of  the  construction 
stage    (December   31,    1992). 

c)  Interest  expense  -  The  project  is  subject  to  100% 
financing  of  all  costs.  The  financing  will  be  in  the 
form  of  bank  credit  lines  guaranteed  by  the  developer 
when  necessary.  On  the  first  day  of  each  month,  an 
amount  is  borrowed  against  the  credit  line  to  finance 
the  monthly  expenditures  in  excess  of  the  monthly 
income.  Interest  is  payable  on  the  first  day  of  the 
subsequent  month.  The  interest  rate  is  prime  plus 
1.25%.  Monthly  interest  expense  is  computed  by 
multiplying  the  cumulative  cost  balance  (amount 
borrowed)  times  one-twelfth  the  annual  interest  rate. 
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FORTY  FRANKLIN  PROJECT  PROJECTION 

LEASE-UP 

FINANCIAL    ASSUMPTIONS 


1.  The  office  building  will  contain  429,200  leasable  square 
feet  (Boma  Standard).  The  lease-up  phase  occurs  from 
January    1,    1993    through    December    31,    1995. 

2.  Housing  and  job  linkage  is  to  be  paid  over  a  7  year  term 
on  a  monthly  basis  beginning  with  the  first  day  of 
lease-up  (1/1/93).  Linkage  is  computed  by  multiplying 
total  office  building  square  feet  less  100,000  times  $6 
per   square    foot. 

3.  Net  income  -  retail/garage  -  Upon  completion  of  garage 
addition  (1/1/93),  16  new  parking  spaces  will  generate  an 
additional  $326  income  per  space  per  month.  The  $326 
rental  income  represents  $300  as  of  7/1/89  subject  to  a 
3%  annual  increase.  Since  the  parking  lot  operator  will 
have  a  50%  share  in  the  revenue,  the  additional  monthly 
income  to  accrue  to  Frank  King  Associates  is 
approximately  $3,000.  On  each  subsequent  anniversary, 
the  monthly  net  income  from  retail  and  garage  will 
increase  by    3%. 

4.  Rental   income. 

a)  Lease  terms  will  be  10  years  with  rent  fixed 
throughout  the  lease.  Rents  will  be  subject  to  a 
one-time    10%    increase    at   beginning    of   year    6. 

b)  Initial  year  (stage  1)  -  1/1/93  to  12/31/93  -  171,680 
square  feet  (40%)  is  leased  at  $34  per  square  foot. 
One-twelfth  (14,307  square  feet)  of  this  space  is 
leased  at  the  beginning  of  each  month.  This  reflects 
policy  of  conceding  one  month's  free  rent  for  each 
year   of   lease  term. 

c)  Second  year  (stage  2)  -  1/1/94  to  12/31/94  -  128,760 
square  feet  (30%)  is  leased  at  $36  per  square  foot. 
One-twelfth  (10,730  square  feet)  of  this  space  is 
leased  at  the  beginning  of  each  month.  This  reflects 
policy  of  conceding  one  month's  free  rent  for  each 
year   of   lease   term. 

d)  Third  year  (stage  3)  -  1/1/95  to  12/31/95  -  107,300 
square  feet  (25%)  is  leased  at  $38  per  square  foot. 
One-twelfth  (8,942  square  feet)  of  this  space  is 
leased  at  the  beginning  of  each  month.  This  reflects 
policy  of  conceding  one  month's  free  rent  for  each 
year   of   lease   term. 
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5.  Operating   expenses 

a)  Tenants  are  not  subject  to  any  expense  escalations 
during   the   lease-up   phase. 

b)  Initial  year  (stage  1)  -  1/1/93  to  12/31/93  -  Office 
building  expenses  are  $4,064,290  or  $9.50  per  square 
foot  ($8.70  per  square  foot  as  of  7/1/89  subject  to 
annual  3%  increase).  Expenses  reflect 
under-utilization  of  building  caused  by   60%  vacancy. 

c)  Second  year  (stage  2)  -  1/1/94  to  12/31/94  -  Office 
building  expenses  are  $4,706,200  or  $11.00  per  square 
foot  ($9.80  per  square  foot  as  of  7/1/89  subject  to 
annual  3%  increase).  Expenses  reflect 
under-utilization  of  building  caused  by    30%   vacancy. 

d)  Third  year  (stage  3)  -  1/1/95  to  12/31/95  -  Office 
building  expenses  are  $5,411,923  or  $12.65  per  square 
foot  ($10.90  per  square  foot  as  of  7/1/89  subject  to 
annual   3%    increase). 

6.  Leasing  expense  -  Leasing  cominission  is  estimated  to  be 
$2,567,000.  This  is  approximately  15%  of  the  gross 
annual  rental  income  at  the  end  of  lease-up.  The  annual 
leasing  expense  occurs  in  proportion  to  the  occupancy 
rate. 

7.  Tenant  fitout  expense  -  $8,155,000  or  $20.00  per  square 
foot  of  leased  space  is  expended  during  the  lease-up 
phase.  The  annual  fitout  expense  occurs  in  proportion  to 
the  occupancy  rate.  Approximately,  $9,328,000  of  fitout 
expense  was  previously  included  in  construction  costs  as 
part    of   the    base    building. 

8.  Marketing  expense  -  $428,000  is  expended  during  the 
lease-up  phase.  The  annual  marketing  expense  occurs  in 
proportion   to   the   occupancy    rate. 

9.  Financing  fee  -  One  point  (1%)  is  paid  on  January  1,  1993 
to  secure  the  credit  line  needed  to  finance  all  costs 
incurred  during  the  lease-up  phase.  In  essence,  the 
second  credit  line  is  financing  the  interest  payments  due 
on   the    initial   credit   line. 

10.  Interest  expense  -  See  9.c.  of  Pre-development  and 
Construction    Assumptions. 
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FORTY    FRANKLIN    PROJECT    PROJECTION 

RENTAL    OPERATIONS 

FINANCIAL    ASSUMPTIONS 


1.  The  office  building  is  fully  occupied  (5%  vacancy)  as  of 
July    1,    1996. 

2.  Net  income  -  retail/garage  -  Beginning  January  1,  1996, 
the  annual  net  income  is  $1,940,520.  During  each 
subsequent  year,  the  net  income  from  retail  and  garage 
will   increase   by    3%. 

3.  Office   Rent. 

a)  Stage  1  rent  -  $34  per  square  foot  up  to  June  30, 
1998  and  then  $37.40  per  square  foot  up  to  June  30, 
2003.  (6/30/03  represents  the  average  terminate  of 
stage  1  leases).  Thereafter,  rents  are  determined  by 
market.  Market  rent  is  determined  to  the  $34  per 
square  foot  increased  by   3%   per  year  for  10  years. 

b)  Stage  2  rent  -  $36  per  square  foot  up  to  June  30, 
1998  and  then  $39.60  per  square  foot  up  to  June   3  0, 

2004  (6/30/04  represents  the  average  termination  of 
stage  2  leases).  Thereafter,  rents  are  determined  by 
market.  Market  rent  is  determined  to  be  $3  6  per 
square  foot  increased  by   3%   per  year  for  10  years. 

c)  Stage  3  rent  -  $38  per  square  foot  up  to  June  3  0, 
2000  and  then  $41.80  per  square  foot  up  to  June   3  0, 

2005  (6/30/05  represents  the  average  termination  of 
stage  3  leases).  Thereafter,  rents  are  determined  by 
market.  Market  rent  is  determined  to  be  $3  8  per 
square  foot  increased  by   3%   per  year  for  10  years. 

d)  Initial  base  operating  expense  as  of  January  1,  1996 
is  $5,561,660.  The  expense  will  increase  by  3%  per 
annum.  Since  the  escalation  clauses  begin  on  January 
1,  1996,  95%  of  the  increase  in  operating  expense 
through  June  30,  2003  will  be  reimbursed  by  the 
tenants.  Effective  July  1,  2003,  only  75%  of 
existing  stage  1  tenants  will  renew  their  leases. 
The  existing  tenants  will  maintain  the  original 
expense  base.  The  new  tenants  (occupy  10%  of 
building  [25%  of  40%])  will  reimburse  expenses  in 
excess  of  the  then  current  year's  expense  base. 
Likewise,  effective  July  1,  2004  and  July  1,  2005, 
only  75%  of  the  existing  stage  2  and  stage  3  tenants 
will  renew  their  leases  and  maintain  the  original 
expense  base.  The  new  tenants  will  reimburse 
expenses  in  excess  of  the  then  current  year's  expense 
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base. 

5.  Housing  and  job  linkage  -  See  2.  of  Lease-Up  Assumptions. 

6.  Leasing  expenses  -  Leasing  commission  equals  15%  of  first 
year's   rents   on    all   leases   with    new  tenants. 

7.  Tenant  fitout  costs  -  $20  per  square  foot  inflated  at  3% 
per  year  from  June  30,  1993  will  be  expended  on  leases 
with    new   tenants. 

8.  Interest  Expense  -  See  9.c.  of  Pre-development  and 
Construction    Assumptions. 
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view  of  the  Washington  Street/Franklin  Street 
Intersection 

Pages  11-22  through  11-24  provide  the  view  teiken  from 
Wcishington  Street  in  front  of  the  newest  wing  of  Filene's 
and  looks  north  on  Washington  Street.  The  view  is  framed 
by  the  comer  of  FUene's  on  the  right  emd  the  Jewelers 
Building  on  the  left.  The  Washington  Street  edge  of 
Filene's  Park  with  its  MBTA  kiosk  is  clearly  shown  in 
front  of  the  prominent  Fremklin  Street  facade  of  the 
existing  building.  Two  high  towers,  Devonshire  Tower  and 
53  State  Street,  are  clearly  visible  in  the  background  on 
the  left  behind  the  Old  South  Meeting  House,  and  the 
Shawmut  Beink  tower  is  prominent  on  the  right,  elbove  the 
existing   building. 

Option  A  trcinsforms  this  view  with  the  renovated  facade 
of  the  existing  building.  The  existing  streetwall  height 
is  not  substantiailly  changed.  The  new  office  tower  is 
set  back  on  the  right  in  front  of  the  Shawmut  Bcink  tower, 
and  the  benefit  of  its  stepping  profile   is    apparent. 

The  Option  C  view  shows  the  impact  of  the  one- story 
"transfer*'  floor  addition;  the  office  building  tower, 
though  somewhat  lower  in  height  than  Option  A,  seems  to 
have   equal   impact   to   this   view. 
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EXIST  -  3 


111-22 


-23 


-24 


Aerial  Views 

Peiges  11-26  through  11-28  provide  cin  aericil  view.  The 
view  looks  northeast  toward  Boston  Harbor  from  a  point 
somewhere  adDove  the  corner  of  Tremont  and  Boylston 
Streets.  The  high  towers  of  the  FinanciaLL  District  are 
clearly  visible,  as  are  the  low  ladder  blocks  and 
Downtown  Crossing  districts.  Views  of  Options  A  and  C 
compare  the  skyline  image  of  each  scheme.  Option  A,  with 
its  stepping  profile  eind  rich  vertical  articulation, 
appears  to  present  the  most  appealing  and  responsive 
image,  and  seems  properly  related  to  the  existing  city 
skyline. 
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